
PLANNING AND RIGHTS OF WAY COMMITTEE

Report of: Director of Development

Date:   1 August 2017

Application No.:   16/0879/PA

Proposed Development: Erection of building to accommodate up to 
1,400 sq. m of flexible A1 and A3 floorspace at 
ground floor level and cinema (Use Class D2) 
at first floor level, alterations to existing car 
parking; part demolition and alterations to 
Wilko store (Use Class A1); servicing 
arrangements and associated works

Location:  Old Bridge, Riverside, Haverfordwest

Applicant: Longacre Retail Partnership Limited

THIS APPLICATION IS FOR CONSIDERATION BY THE PLANNING AND RIGHTS
OF WAY COMMITTEE BECAUSE THE APPLICATION INCLUDES LEISURE 
DEVELOPMENT (AND POTENTIALLY RETAIL DEVELOPMENT) EXCEEDING 
500 SQ.M. (PARAGRAPH 1(g) OF THE SCHEME OF DELEGATION)

1. Recommendation:

1.1 It is recommended that the application be APPROVED subject to the following 
planning conditions:

 Time period for implementation
 Compliance with approved plans
 Construction environmental  management plan
 Ecological mitigation 
 Stone wall details
 External lighting 
 Contaminated land
 Welsh language strategy
 Pedestrian access details (north-east corner)
 Large scale plans (canopy)
 Flood warning and evacuation plan
 Flood resilient design details
 Archaeological watching brief



 External materials
 Cycle parking details
 Car parking provision
 Travel Plan
 Contamination mitigation
 Surface water drainage details
 Landscaping details (hard, soft & furniture)

2.      Main Issues:

2.1 The main issues to be considered with this full planning application are 
whether:

 The principle of development is acceptable (policies SP 1, SP 4, SP 
5, SP 13, SP 14, GN.12, GN.16 and GN.33).

 The development is acceptable in relation to flood risk (policy 
GN.1).

 The impact on the historic environment is acceptable (policy 
GN.38).

 An acceptable design is achieved (policies GN.1, GN.2 & GN.4).
 Transportation matters are appropriately addressed (policy GN.1).
 Ecological interests are protected (policies GN.1 and GN.37).

3.     Description of site

3.1 The application site comprises approximately 0.8 hectares located within the 
town centre of Haverfordwest.  The site is situated to the north-west of Old 
Bridge and to the north-east of the Western Cleddau.  Most of the site is 
occupied by the Wilko store which fronts onto Old Bridge.  The application site 
also includes Unit 2 Old Bridge, a listed building, which is currently vacant. 
The rest of the site comprises car parking and landscaping.  

3.2 A path that is within the application site is adjacent to the side of the Wilko 
unit alongside the river, connecting Old Bridge to the existing Wilko car park 
and onwards to a subway beneath the A487.  A stone wall leading to a timber 
post retaining structure forms the boundary with the river embankment.      

3.3 The immediate environment is characterised by town centre commercial units 
and car parking.  Buildings facing Old Bridge are 3-storey traditional buildings.  
To the rear of these buildings, the townscape breaks down such that it is 
dominated by the rear of commercial units, car parking and highway.   A 
timber post and rail fence, at the top of a small bank, forms the boundary 
between the application site and the A487.   

3.4 A portion of the application site that includes the existing Wilko store and 
riverside edge is within the conservation area.  Properties along Old Bridge, 
are Grade II listed.  The Old Bridge itself is Grade II* listed. The Western 
Cleddau is a designated Site of Special Scientific Interest (SSSI) and Special 
Area of Conservation (SAC). 



4. Proposal

4.1 The application seeks full planning permission for the demolition and 
reconfiguration of the existing Wilko store and the construction of a leisure 
development comprising a 5-screen cinema, four retail/food & drink units, 
outdoor seating areas, changes to the existing car park, servicing and access 
arrangements.  

4.2 The proposal would reduce the existing Wilko store from 2,790 sq. m. to 2,030 
sq. m. and introduce a cinema of 1,526 sq. m. and commercial units of 1,344 
sq. m (net figures). The frontage of the Wilko unit onto Old Bridge would 
remain unaffected.  The cinema would have a capacity of approximately 500 
seats. The proposal would involve the loss of 59 car parking spaces (152 to 
93). 

4.3 The application proposes the creation of four restaurant units (but which could 
also be used as Class A1 retail) to be located at ground floor level. These 
units would range in size from approximately 323 sq. m to 368 sq. m, with 
dedicated covered outside seating areas. One of the units would comprise 2 
Old Bridge which would sit at the corner entrance point to the development 
from Old Bridge. This unit would be accommodated across both floors with a 
glass extension to the rear to link to the new-build. 

4.4 Whilst the development would be 2-storey, height would exceed a nominal 2-
storey owing to the requirements of the cinema use; the total height being 
approximately 13.7 metres for that part of the building capped by a flat roof 
and parapet, and approximately 14.6 metres for the pitched roof element. A 
fire escape and roof plant access tower would extend a further 2.2 metres.  
The proposed restaurant uses and entrance to the cinema would be at ground 
floor level with the main body of the cinema above. The first floor would 
extend over the lower level along the riverside frontage, creating a sheltered 
canopy for the commercial units below.  

4.5 The proposal includes the widening of the riverside walkway, public space 
with seating, new surfacing and landscaping (including along the northern 
boundary with the highway).  A covered cycle storage area would also be 
provided. 

4.6 The proposed building would be disaggregated into three components such 
that there would be pitched roof and flat roof (behind parapet) elements with 
each proposed to be treated by different materials.    A dark coloured rain-
screen cladding system with glazed openings is proposed to define the 
pitched roof northern elements with a stone plinth extending to act as a 
screen to plant areas (in place of an existing fence).   The principal cinema 
element of the building is proposed to be of a more simple form with its roof 
concealed behind a parapet.  A glazed projecting customer walkway within 
the building at first floor level is proposed that would also act as a canopy 
protecting the proposed outside seating areas below.  The cladding to the 
cinema is proposed to comprise a series of colours within defined bays.



5. Planning History

5.1 Whilst there is no planning history relevant to the determination of this 
application, there are two applications currently awaiting determination for the 
proposed demolition works (application for conservation area consent 
ref.16/0888/CA) and works to the listed building (listed building consent 
application ref.16/0881/LB).

5.2 In accordance with The Town and Country Planning (Development 
Management Procedures) (Wales) (Amended) Order 2016, all major 
developments are required to be subject of pre-application consultation prior 
to a planning application being submitted.  The applicant has undertaken the 
requisite consultation in accordance with The Order with the required Pre-
Application Consultation Report submitted with the application.

5.3 In accordance with The Town and Country Planning (Environmental Impact 
Assessment) (Wales) Regulations 2016, a Screening Opinion has been 
adopted confirming that the proposed development does not require an 
Environmental Impact Assessment (ref. SC/0283/16).

6. Evaluation   

Principle of Development

6.1 The Wales Spatial Plan (2008 Update) (WSP) is the overarching framework 
for planning policy in Wales. The application site is located within the 
‘Pembrokeshire – The Haven’ region and Haverfordwest is identified as being 
a strategic hub.  The Spatial Plan recognises a number of key strategic 
priorities for Pembrokeshire that include, amongst other matters, increasing 
higher value-adding economic activities, developing the strategic hubs 
(including the renewal of town centres), sustaining and strengthening 
communities, and protecting and enhancing important environmental assets.  

6.2 In respect of Haverfordwest specifically, the WSP advises:

“Pembrokeshire’s county town is an important centre for retailing, 
services, health provision (including the district general hospital in 
Withybush) and public administration. The town centre is currently 
underperforming and lacks the range of quality retail, commercial 
and visitor facilities which are needed to realise its potential. A 
key focus will therefore be on town centre renewal, which will be 
centred upon improving the town’s retail performance, its 
commercial premises, its accommodation and leisure offer, 
accessibility to and within the town, including car parking, and 
improving the public realm (including e.g. Riverside development 
potential) to provide for the increased population and to attract 
more visitors to the town.”



It is clear therefore that the proposal would achieve a number of objectives of 
the WSP and further the town’s role as a sub-regional centre, a role that is 
supported by the LDP strategic policy SP 14 (being defined as a “hub-town”).

6.3 The proposal would be consistent with Planning Policy Wales (Edition 9) 
(PPW) that seeks to:

Promote viable urban and rural retail and commercial centres as the 
most sustainable locations to live, work, shop, socialise and conduct 
business; sustain and enhance retail and commercial centres’ vibrancy, 
viability and attractiveness; and improve access to, and within, retail 
and commercial centres by all modes of transport, especially walking, 
cycling and public transport”. 

Adopts the ‘town centres first’ principle whereby consideration should 
always be given in the first instance to locating new retail and 
commercial development within an existing centre. 

Leisure uses can benefit retail and commercial centres and with 
adequate attention to safeguarding amenities can contribute to a 
successful evening economy.

6.4 With regard to the strategic objectives of policy SP 1 (Sustainable 
Development), the proposal would deliver positive social and economic 
impacts.  Positive environmental impacts would be achieved by embracing a 
number of environmental objectives including securing a well-designed 
sustainable development.  It will be demonstrated in this report that adverse 
environmental impacts can be acceptably minimised albeit that there would be 
a limited increase in flood risk elsewhere.   The application of policy SP 1 is 
consistent with PPW in terms of the “presumption in favour of sustainable 
development to ensure that social, economic and environmental issues are 
balanced and integrated”.  It will be demonstrated that such matters have 
been balanced and integrated.

6.5 Haverfordwest is identified as a sub-regional town centre in policy SP 4 
(Promoting Retail Development).  The policy requires that all new retail and 
leisure development should be consistent in scale and nature with the size 
and character of the centre and its role in the retail hierarchy with proposals 
that would undermine the retail hierarchy not being permitted. The supporting 
text to policy SP 4 states that proposals in Haverfordwest should make a 
positive contribution to its role as the County town and sub-regional town 
centre.   The proposal would significantly contribute to achieving these  
objectives.

6.6 With regard to policy SP 5 (Visitor Economy), the proposal would clearly 
support the visitor economy at a sustainable location, would contribute to the 
diversity and quality of attractions, and would benefit the local community.  
This report will demonstrate that the proposal would respect and protect the 
environment (whilst acknowledging the flood risk issue that is addressed 
elsehere in this report).  



6.7 The application site is within the settlement boundary for Haverfordwest that 
is identified in policy SP 13 (Settlement Boundaries).  The settlement 
boundary defines the physical, functional and visual extent of the settlement.  

6.8 Haverfordwest is identified as a “Hub Town” in policy SP 14 (Hub Towns) 
where development that supports and reinforces this role – including 
opportunities for new commercial, retail and community facilities; appropriate 
land uses well related to the settlement; and accessibility by a range of 
sustainable modes of transport, will all be promoted.    The text supporting 
policy SP 14 describes the role of Haverfordwest developing over the Plan 
period with growth in population, employment opportunities, an improved 
retail offer and with the opportunity to regenerate and build on the strength of 
the town centre.  The proposal would significantly contribute to meeting these 
objectives.  There exists no evidence that other centres within Pembrokeshire 
would be unacceptably affected. 

6.9 The proposal represents a town centre use that is compatible with policy 
GN.12 (Town Centre Development) and which would not result in a 
concentration of more than a third non-retail uses within primary frontage that 
is identified in the LDP.  The proposal complies with policy GN.12 in all other 
respects.  The proposed reduction in the existing Wilko store with its 
replacement with a cinema and commercial units raises no policy conflict.

6.10 PPW advises that when determining a planning application for retail, 
commercial, leisure or other uses complementary to a retail and commercial 
centre and that is within a centre, LPAs should take into account the 
development plan; the sequential approach to site selection; impact on 
existing centres; net gains in floor-space where redevelopment is involved 
and whether or not it is like-for-like in terms of comparison or convenience; 
rate of take-up of allocations in any adopted development plan; accessibility 
by a variety of modes of travel; improvements to public transport; impact on 
overall travel patterns; and best use of land close to any transport hub, in 
terms of density and mixed use.  These matters are addressed further below. 
TAN 4 (Retail and Commercial Development) re-emphasises these 
objectives.

6.11 The proposed leisure uses are clearly well-related to the town centre, 
including in terms of accessibility by non-car modes of travel.  There exist no 
realistic sequentially favourable sites within the town centre.  The proposed 
development would include enhancements in respect of pedestrian and cycle 
linkages as well as public realm improvements.  The proposal would assist in 
reducing the need to travel to access such facilities by car (the site is close to 
the bus station and the town is served by a train station) and would contribute 
to the liveliness of the centre.  The proposal does form part of Hub Town 
(policy SP 14) objectives.  Those matters required to be taken into account, 
by reason of PPW, and which are relevant to this application have been 
considered in this report and accorded appropriate weight.       

6.12 Policy GN.16 (Visitor Attractions and Leisure Facilities) supports development 
where the site is well located in relation to classified roads, and/or rail stations 



and/or bus routes; and the site is within or immediately adjoining a settlement.  
The proposed development is at such a location.  

6.13 Policy GN.33 (Community Facilities) defines community facilities as including 
cinemas and states that such uses will be permitted where they are located 
within a settlement.  The application site is within the settlement boundary 
and therefore supported by reason of policy GN.33.    

6.14 PPW advises that assessment of planning applications should take account of 
the likely economic benefits.   PPW states that economic land uses not only 
include the traditional employment uses but also uses related to retail and 
tourism, as well as construction activities. Whilst TAN 23 (Economic 
Development) deals principally with traditional employment uses, it does re-
emphasise the approach advocated in PPW.  The policy approach in PPW is 
reflected in the strategic policies of the LDP.  Clearly, the development would 
deliver economic benefits.  In addition to direct employment opportunities, the 
construction period would provide a level of employment and this in itself 
would be a boost to the local economy.  The development would increase 
choice in the town centre, potentially attracting additional spend and economic 
activity.  The proposed development would contribute to diversifying the local 
economy, be beneficial to the visitor economy and result in regeneration, 
potentially developing the town as a more viable destination.  

6.15 In respect of the broad principle of the proposed development, the proposal is 
therefore supported by relevant national policy and guidance, and accords 
with the LDP.

Flood Risk

6.16 Policy GN.1 permits development where it would not cause or result in 
unacceptable harm to health and safety including by reason of flooding.  PPW 
states that development proposals in areas defined as being of high flood 
hazard should only be considered where:

- new development can be justified in that location, even though it is 
likely to be at risk from flooding; and

- the development proposal would not result in the intensification of 
existing development which may itself be at risk; and

- new development would not increase the potential adverse impacts of 
a flood event.

PPW states that it is essential that Natural Resources Wales’ (NRW) advice is 
obtained and given due weight as a material consideration by planning 
authorities in determining planning applications and that authorities must have 
good reasons for not following the advice of NRW.  

6.17 TAN 15 (Development and Flood Risk) provides technical guidance which 
supplements PPW. TAN 15 advises caution in respect of new development in 
areas at high risk of flooding (by setting out a precautionary framework to 
guide planning decisions) but also describes that some flexibility is necessary 
that recognises the potential negative economic and social consequences if 
policy were to preclude investment in existing urban areas. Also it recognises 



the benefits of re-using previously developed land.  TAN 15 states that a 
balanced judgment is required.    

6.18 The site is located within “Zone C1” - an area of the flood plain which is 
developed and served by significant infrastructure including flood defences.  
The proposed cinema and commercial units are defined by TAN 15 as ‘less 
vulnerable’ land uses in terms of flood risk (the same category as the retail 
use that currently occupies the site). Within Zone C1, ‘less vulnerable’ 
development can take place but only subject to the application of a 
justification test (including the acceptability of consequences).  Such 
development will only be justified if it can be demonstrated that:-

i. Its location is necessary to assist, or be part of, a local authority 
regeneration initiative or strategy required to sustain an existing 
settlement; or is necessary to contribute to key employment 
objectives supported by the local authority, and other key 
partners, to sustain an existing settlement or region;
and,

ii It concurs with the aims of PPW and meets the definition of 
previously developed land; 
and

iii The potential consequences of a flooding event for the particular 
type of development have been considered, and in terms of the 
relevant TAN 15 criteria found to be acceptable.

6.19 The regeneration strategy Haverfordwest – A Vision for the Future (August 
2016) has been adopted by the Council.  Although not representing planning 
policy or guidance, it sets out a vision and master-plan to guide the 
regeneration of Haverfordwest.  The current proposal is consistent with the 
vision and a number of specific aims and objectives of the document as 
explained further in this report.  The re-development of the application site is 
specifically identified as a “flag ship” project.  This report will demonstrate 
compliance with the aims of PPW and the site meets the definition of 
previously developed land.  

6.20 The applicant has submitted several iterations of a detailed Flood 
Consequence Assessment (FCA) in response to NRW advice.  NRW’s 
position is that of “significant concern” and that planning permission should 
only be granted if certain requirements are met.  NRW state that the proposal 
fails TAN 15 tests, most notably in respect of the requirement that there 
should be no increase in flooding off–site.  The proposal would exceed the 
indicative flooding thresholds for different types of land use albeit that TAN 15 
clarifies that these are not prescriptive or definitive.  

6.21 However, the expected increase in flood levels off-site are considered limited 
and NRW acknowledge that no additional properties would be at risk of 
flooding due to the proposed development; there would be no change in TAN 
15 development categorisation in terms of flooding and access/egress 
vulnerability; and there is the opportunity to make the proposed development 
flood resilient which would represent betterment on the current situation.     



6.22 The above assessment relates to the potential for fluvial and tidal flooding.  
The provisions of the Councils Local Flood Risk Management Strategy should 
inform the consideration of flooding from local sources including ordinary 
watercourses, surface runoff and ground water.  In respect of these matters, 
no objection has been raised by the Head of Highways and Construction.  A 
planning condition is recommended in respect of the prior approval of surface 
water drainage details. 

6.23 In considering the potential consequences of a flooding event, the matter of 
existing flood defences has been addressed (no additional flood defences are 
proposed).  The submitted FCA describes how the development incorporates 
“flood resilient design” and the commitment to a Flood Warning and 
Evacuation Plan.  Such a plan should be required by planning condition and 
must ensure that future occupiers of the development are aware of the 
flooding risks and consequences; effective flood warnings are provided; 
escape/evacuation routes are shown by the developer to be operational 
under all conditions; and a methodology to ensure that flood emergency plans 
and procedures are always in place.  The prior approval of detailed design 
measures are also required by planning conditions to ensure that the design 
allows for the rapid movement of goods/possessions to areas away from the 
floodwaters and that the design minimises structural damage during a 
flooding event and is flood proofed to enable it to be returned to its primary 
use quickly after a flood event.

6.24 The proposal, subject to the recommended planning conditions, would accord 
with a number of tests of TAN 15 including that there would be no change in 
TAN 15 development categorisation in terms of flooding and access/egress 
vulnerability; there is the opportunity to make the proposed development flood 
resilient, which would be secured by condition on any approval, representing 
betterment on the current situation and there would be the incorporation of a 
flood warning and evacuation plan.  Nevertheless the proposal would result in 
an increase in flooding off–site which would be contrary to the advice in 
paragraph 7.2 of TAN 15 and NRW has noted that there may be a change to 
the threshold of flooding to some properties but this has not been calculated. 
However, the expected increase in flood level is considered limited (in the 
region of 30 to 100mm on existing flood depths of 1000mm) and NRW 
acknowledge that no additional properties would be at risk of flooding due to 
the proposed development. In response to NRW’s comments about the 
possible change to the threshold of flooding, the agent’s Flood Engineer has 
reviewed the conclusions of the FCA that  demonstrate that any increase in 
flood levels would be only very minor. On this basis the Flood Engineer 
considers that there should not be any change in the level of risk at the 
locations affected and that NRW’s argument that any increase in flood level, 
however small, may result in some properties being flooded post-
development, when they would not be before, appears very cautious. 
Furthermore it is suggested that, given the very minor increases involved, the 
further work that would be required to quantify the threshold levels within each 
property would be totally disproportionate to the risk of flooding. The 
submitted FCA addresses the potential displacement associated with the 



development and concludes that any effect on third parties would be minimal 
and would only occur in a severe flood event without further flood defence 
mitigation. It is noted that all third party occupiers have been notified of the 
application proposals.   

6.25 This report will conclude that the benefits of the proposed development are of 
greater weight when considering the limited degree of conflict with TAN 15 
(and PPW) and all other relevant material planning considerations.  Policy 
GN.1 permits development where it would not cause or result in unacceptable 
harm to health and safety including by reason of flooding.  Having regard to 
the totality of the merits of the proposal assessed in this report, the proposal is 
considered to not result in “unacceptable harm to health and safety”.   

Historic Environment

6.26 Policy GN.38 (Protection and Enhancement of the Historic Environment) 
requires development that affects sites and landscapes of architectural and/or 
historical merit or archaeological importance, or their setting, to only be 
permitted where it can be demonstrated that it would protect or enhance their 
character and integrity. In the context of this application, the policy applies to 
Haverfordwest Castle which is a Scheduled Ancient Monument (SAM) (and 
Grade I listed), listed buildings, the conservation area, and archaeology.

6.27 In addition to the objectives of policy GN.38, PPW states that there exists a 
presumption in favour of the protection of the setting of SAMs.  The Ancient 
Monuments and Archaeological Areas Act 1979 (as amended by the Historic 
Environment (Wales) Act 2016) also seeks the protection of ancient 
monuments, both scheduled and unscheduled, but only in terms of direct 
impacts on the monuments themselves. It is clear that the proposed 
development would have no direct impacts on any monuments. Whilst the Act 
is silent on the matter of the protection of the setting of ancient monuments, 
PPW nevertheless states “the desirability of preserving an ancient monument 
and its setting is a material consideration in determining a planning 
application, whether that monument is scheduled or unscheduled”.

6.28 A Heritage Assessment has been provided in support of the application which 
considers the significance of Haverfordwest Castle (as well as the former 
county gaol and governor’s house (grade II listed) which lie within the castle 
grounds and St Martin’s Church (grade II*) situated just outside) and the 
effects on this significance by reason of the impact on setting.  

6.29 There have been changes to the design of the development since originally 
submitted and this has included the breaking-up of the previously plain façade 
in order to reduce the perceived scale of the proposed building.  Cadw has 
considered the proposal, as amended, together with the Heritage 
Assessment, and concludes the following:

The key setting view is ... the current and proposed view from the 
Castle to Old Bridge. This view was identified ... as being a key view in 



regard to the setting of the Castle, as it was located to control the 
crossing of the Western Cleddau. 

The proposed development will be located behind the bridge but will be 
more prominent and bulkier than the current buildings. However, the 
proposed development will not block the view between the castle and 
the bridge although it will alter the viewers’ perception of the 
relationship between the two features. 

As such, we consider that this will constitute a very low impact on the 
setting of the monument but this will not be significant. This impact 
could be further reduced by the use of darker material to clad the 
building.

6.30 In addition to the objectives of policy GN.38, when assessing the effect of 
development on the historic environment, the Listed Buildings and 
Conservation Areas Act 1990 (as amended by the Historic Environment 
(Wales) Act 2016) places a duty, in respect of listed buildings, to “have special 
regard to the desirability of preserving the building or its setting or any 
features of special architectural or historic interest it possesses” and, in 
respect of conservation areas, to “preserving or enhancing the character or 
appearance of that area”.  Such special regard should be accorded 
considerable importance when weighing this factor in the balance with other 
material considerations that have not been given this special statutory status.  

6.31 The existing Wilko building and adjacent riverside is within the Conservation 
Area but the remaining part of the site is not.  The furthest part of the building, 
containing the cinema lobby and main auditorium, fall outside of the 
Conservation Area.  

6.32 The Council’s Haverfordwest Conservation Area Character Appraisal and 
Management Plan (adopted May 2014) (the Appraisal) is a material 
consideration and seeks “to define the special interest of the Haverfordwest 
Conservation Area in order to help preserve and enhance its character, and to 
provide a basis for making sustainable decisions about its future”.  The 
document includes detailed guidance on new development within the 
conservation area which includes:  

- The distinctive pattern of traditional development should be 
preserved, respect for existing building lines & orientation, respond 
to rhythm/articulation (sub-division in terms of bays and openings 
that break up the façade), reinforce distinctive character and grain.   

- Pastiche forms of development and the superficial echoing of historic 
features in new buildings should be avoided. 

- Should not be out of scale with existing buildings by way of height, 
floor levels, size of windows & doors, overall massing & roof-scape. 

- Maintain key views/vistas within, into & out of the Conservation Area
- Minimise the visual impact of parking areas. 



- Ensure new development continues the local scale, form and 
materials in order to reinforce the distinctive architectural character 
of the immediate context; 

6.33 Also of relevance to the proposal is that the Appraisal advises that re-
development of the Riverside Quay area should fully exploit its location and 
natural asset - the Western Cleddau.  It also identifies the opportunities for the 
conservation area from potential regeneration; the more positive use of the 
river frontage areas; public realm upgrade; and the increase in town centre 
economic viability and sustainability (further development of specialist 
shopping and leisure sectors).  It identifies threats to the conservation area 
that includes inappropriate designs of new infill buildings and the deterioration 
in the built fabric of the public realm 

6.34 Amendments to the proposed development have, to a degree, reduced the 
scale of the building, “broken-up” the previously more “boxed” design and 
provided more traditional features (such as the pitched roofs and the 
improved detailing of the riverside elevation). This has improved the 
contextual relationship with the existing townscape.  However, the height of 
the proposed building is not consistent with the prevailing size and scale in 
the immediate locality (including the listed buildings along Old Bridge that are 
traditional 2½ storey plus pitch roof (9-10 metres tall including their chimneys).    

6.35 Nevertheless, the proposal does incorporate elements that would be to the 
benefit of the Conservation Area (and listed buildings) and would meet 
several objectives described in the Council’s Appraisal. These include the 
demolition of part of an unsympathetic existing building (that has a “dead” 
frontage to the river), respect and reinforcement of  prevailing building lines, 
orientation and grain of the town; responding to rhythm/articulation (sub-
division in terms of bays and openings that break up the façade); 
improvements to the public realm as well as views into and out of the site; 
improvements to the riverside walkway and the appropriate refurbishment and 
re-use of a listed building and the enhanced appearance and landscaping of 
the existing car park.  The proposal would also enhance vitality within the 
town centre and economic viability to the benefit of the long term sustainability 
of the conservation area.   

6.36 The Appraisal refers to the leisure centre as an example of a building form not 
naturally suited to the more typical massing and form of the heritage buildings 
within the Conservation Area but one that shows that a good quality, 
contemporary design approach is “perfectly acceptable”. The delivery of such 
contemporary design can also help to avoid the “pastiche forms of 
development and the superficial echoing of historic features” that the 
Appraisal cautions against.  A good quality contemporary design is achieved 
(addressed further in this report) and its detailed design (setting aside matters 
of scale and size) would represent aesthetic enhancement compared to the 
existing building. 



6.37 There is the possibility that there may be buried archaeology. As such, a 
condition requiring a watching brief, in relation to ground works, is 
recommended.  

6.38 In summary, due its scale and particularly height, the overall effect is one that 
could not be regarded as protecting the identified historic assets.  PPW 
advises that the greater the significance and/or impact then the greater the 
benefit needed to justify any harm albeit also recognising that, in exceptional 
cases, the presumption may be overridden in favour of development 
considered desirable on the grounds of some other public interest and that 
mitigation measures can also be considered which could result in an overall 
neutral or positive impact.  This report will demonstrate that, having regard to 
the merits of all relevant material planning considerations, the proposal can be 
justified in relation to national planning policy (including the recently published 
TAN 24 – The Historic Environment) as well as the duty prescribed in the 
Listed Buildings and Conservation Areas Act 1990 (as amended).

6.39 Unlike PPW, policy GN.38 is not tolerant of harm to an historic asset even if 
such harm was limited – it states that the “character and integrity” of the 
historic asset must be protected or enhanced.  Whilst negative effects would 
be partly mitigated by the circumstances and enhancements to the historic 
environment that have been described, this does not mitigate the negative 
effect due to the size and scale of the building.  Thus the proposal would not 
accord with policy GN.38 (and policy GN.1 (General Development Policy) in 
respect of the proposal needing to be compatible with the character of the 
area). 

Design

6.40 Policy GN.1 permits development when it is compatible with the capacity and 
character of the site and area; It would not adversely affect landscape 
character, quality or diversity. Policy GN.2 (Sustainable Design requires 
development to be “of a good design which pays due regard to local 
distinctiveness and contributes positively to the local context”, is “appropriate 
to the local character and landscape/townscape context”, incorporates a 
resource efficient, climate responsive, flexible and adaptable design, one that 
is inclusive and accessible with good quality public realm and linkages.  

6.41 TAN 12 (Design) provides technical guidance on how the broad objective of 
delivering good design in PPW is to be achieved.   TAN 12 includes detailed 
guidance on the design process including how to appraise context and 
achieve suitable design solutions, address matters of access, character, 
community safety, environmental sustainability and movement as well as 
conserving natural heritage.  TAN 12 also provides detailed advice on Design 
and Access Statements (DAS).

6.42 The DAS submitted in support of the application appropriately addresses the 
design process in terms of providing an analysis of site opportunities and 
constraints that has informed specific objectives and the assessment of 
development options.  This then led to the evolution of the preferred 



development option.  This process has been undertaken broadly in 
accordance with advice in TAN 12.

6.43  The DAS describes the vision for the development as:

To take what is currently an under-utilised prime waterside site and to 
create a vibrant new Leisure Quarter that will significantly improve the 
Commercial offer and attractiveness of Haverfordwest for residents 
and tourists alike.

The Design Principles are described as:

- Importance of external terracing to create an attractive leisure and 
restaurant offer which maximises the relationship to the river and 
the wider town. 

- Improved pedestrian routes with wider spaces, improved lighting 
and public realm improvements. 

- Creation of a bold, confident, architectural approach which respects 
the context of Haverfordwest. 

- Quality innovative materials, use of colour and texture. 
- A scheme which respects distant views. 
- A desire to conceal and control the addition of superfluous plant-

room spaces as required by a modern leisure scheme to create a 
roof that is visually clear when viewed from the Castle and other 
surrounding areas of high ground. 

- A scheme that respects the various site constraints.

6.44 Whilst matters relating to the effects on the historic environment have been 
addressed, the town centre does display some modern buildings that are of 
significant height and scale when compared to more traditional buildings, 
most notably the nearby multi-storey car park, County Hall and the leisure 
centre.  The building would clearly alter a number of views and, at some 
locations; the development would be the principle townscape feature. This 
could be positive in terms of creating a gateway location and improving the 
“face” of the town centre.  Whilst it is difficult to divorce the effect of the 
development on the townscape from its effect on the historic environment, the 
proposal is nevertheless one that befits a town centre location with no 
broader significant adverse visual effects. 

6.45 It is clear that the integrity of the design itself has sought to deliver a good 
quality development and to respond to its context having regard to the need 
to deliver the accommodation required of a modern cinema development.  
The breaking down of the building, and thus its scale, into component parts 
has improved the development contextually.   Elevation treatment, including 
the incorporation of recessed “bays” and a projecting first floor internal glazed 
walkway (that acts as a canopy to the seating areas below) assist further in 
disaggregating the mass of the building.   

6.46 The use of appropriate materials that references the historic context is 
essential and would further improve its compatibility at this location (as also 



described by Cadw).  Whilst the use of dark cladding to the pitched roof 
building elements has references to the slate/stone cladding of traditional 
quayside buildings, this needs to be examined further.  Also, the proposed 
mix of cladding currently proposed for the main cinema building also needs to 
be reviewed.  A planning condition to agree all materials is recommended.        

6.47 The opening up of the riverside walkway represents a significant 
enhancement with the associated activity created by the commercial units 
adding to the quality and vibrancy of this space; a contrast to the “dead” 
frontage that currently exists.  Pedestrian linkages would be improved 
including to an existing crossing point of the A487 at the north-eastern corner 
of the site.  At the rear, the use of a stone wall provides a good quality screen 
to plant, servicing and circulation areas.   The reconfiguration of the car park, 
proposed new planting and the use of appropriate surfacing materials would 
enhance the overall quality of the development.  A planning condition is 
recommended in order to agree details for all hard and soft landscaping. 

6.48 PPW states that local authorities are under a legal obligation to consider the 
need to prevent and reduce crime and disorder in all decisions that they take. 
The layout of the proposed development has satisfactorily and proportionately 
addressed matters of community safety.  With reference to TAN 12, the 
proposal provides for safe and attractive public spaces and security through 
natural surveillance (to a greater extent compared with the existing).

6.49 Subject to the recommended planning conditions, a good quality development 
would be delivered, one that would, other than in relation to its effect on the 
historic environment as previously addressed, be compatible with the capacity 
and character of the site and area and would not adversely affect landscape 
in accordance with policy GN.1.  The development would be of good design 
and accords with the relevant design tests of policy GN.2.  The proposal 
satisfactorily addresses matters of environmental sustainability in accordance 
with policy GN.4 (Resource Efficiency and Renewable and Low-Carbon 
Energy Proposals).  

Transportation

6.50 Policy GN.1 requires development to take place in an accessible location that 
is compatible with the capacity of the site and the area with no detrimental 
impact on highway safety. It also requires development to incorporate 
sustainable transport and accessibility with necessary and appropriate service 
infrastructure, access and parking. 

6.51 The site is located at a sustainable location within the defined town centre 
boundary that is identified in the LDP.  The site is adjacent to pedestrian and 
cycle links as well as within close proximity to the bus station.  The pedestrian 
route through the site would be improved and a route would be provided to 
access an existing crossing point of the A487. Undercover cycle parking 
would also be provided.  



6.52 The application includes a Transport Statement (TS). The car parking analysis 
carried out within the TS demonstrates that the reduced size car park can 
accommodate the forecast parking demand for all but short periods during the 
middle of the day.   For the most part, the car park would still be underutilised. 
Furthermore the displacement of parked vehicles is anticipated to be 
accommodated in the nearby multi-storey car park where there are 425 
spaces available and which is underused. Therefore, the proposal would not 
have a detrimental impact on the operation of existing car parking provision 
within the site or the town centre more generally.  

6.53 Subject to the imposition of planning conditions to ensure the appropriate 
delivery of car and cycle parking, construction access details (to form part of 
the Construction Environmental Management Plan (CEMP)) and a Travel 
Plan, the proposal would not result in a detrimental impact on highway safety 
or in traffic exceeding the capacity of the highway network.  The proposed 
development would be at a highly sustainable and accessible location.  Thus 
the proposal would accord with policies GN.1.  The proposal would also 
accord with the PPW objective in relation to the best use of land that is close 
to a transport hub (in terms of density and mixed of use).

Ecology

6.54 Policy GN.1 requires development to respect and protect “the natural 
environment including protected habitats and species”.  Policy GN.37 
(Protection & Enhancement of Biodiversity) states that development should 
demonstrate a positive approach to maintaining (and, wherever possible, 
enhancing) biodiversity; “development that would disturb or otherwise harm 
protected species or their habitats … will only be permitted in exceptional 
circumstances where the effects are minimised or mitigated through careful 
design, work scheduling or other appropriate measures”.

6.55 The application is supported by the required assessment of ecology.  No 
protected species were recorded.  The site is adjacent to the Western 
Cleddau SSSI (a component part of the Cleddau Rivers SAC) and 700 metres 
downstream is the Milford Haven Waterway SSSI and Pembrokeshire Marine 
SAC.  There is the potential for the adjacent designation to be affected by the 
proposal and the application addresses potential mitigation measures in this 
respect.  

6.56 The riverside vegetation falls outside of the application site and thus is not 
affected by the proposal.  The existing boundary wall would be retained and a 
new section provided; this would assist in protecting the SSSI from light spill.  
Nevertheless, a condition to agree the details of the levels of external 
illumination is recommended.      

6.57 The application has been subject to a Habitats Regulations Assessment 
screening in respect of designated sites.  Any effect in respect of ecology can 
be satisfactorily mitigated. In addition to the condition recommended above, a 
CEMP is necessary (to also include working hours and to ensure no work 
affecting river/riverbank unless first agreed), detail of any replacement of the 



stone wall forming the boundary with the riverbank, and all works to be in 
accordance with the proposed ecological recommendations and mitigation 
contained in the application. With such mitigation to be secured by planning 
conditions, the proposal would accord with policies GN.1 and GN.37.    

Other Matters

Amenity

6.58 Policy GN.1 requires development to not result “in a significant detrimental 
impact on local amenity in terms of visual impact, loss of light or privacy, 
odours, smoke, fumes, dust, air quality or an increase in noise or vibration 
levels” and “unacceptable harm to health and safety”. 

 
6.59 The main amenity issues in relation to the proposal relate to addressing any 

potential contamination issues and potential adverse effects during the 
construction phase. There are unlikely to be any significant adverse pollution 
effects during the operational phase.

6.60 Due to historic uses at and near the application site, further investigation and 
risk assessment is necessary in respect of potential contamination to ensure 
the safe development of the site.  Planning conditions are recommended in 
this respect.  The prior approval of a CEMP will ensure that amenity is not 
unacceptability impacted upon during the construction phase.  The CEMP 
would include control of working hours and pollution control.  Therefore, 
subject to the aforementioned planning conditions, impacts in relation to the 
above matters can be appropriately mitigated in accordance with policy GN.1.

 
Welsh Language

6.61 With regard to policy SP 9 (Welsh Language), whilst the application site is not 
within a “language sensitive” area, defined as communities where over 25% 
of the population are Welsh speaking, and thus policy SP 9 does not strictly 
apply, the development is likely to draw some of its customer base from 
further afield including such areas.  The incorporation of relevant bilingual 
signage etc. should form part of a defined strategy to be agreed by planning 
condition. 

Representations

6.62 Representations have raised a number of relevant issues and these have 
been addressed in this report. Additional notification letters were sent to 
properties identified in the revised FCA as being affected by flood water that 
may be displaced by the proposed development. The letters give until 31st 
July for representations to be received. No further representations had been 
received by the date of report preparation and any received by the required 
date will be orally reported to Committee.

Well-Being Act



6.63 The duty to improve the economic, social, environmental and cultural well-
being of Wales, in accordance with the sustainable development principle, 
under section 3 of the Well-Being of Future Generations (Wales) Act 2015 has 
been considered. This report is in accordance with the sustainable 
development principle through its contribution towards one or more of the 
Welsh Ministers’ well-being objectives set out in the Act.

Haverfordwest – A Vision for the Future (August 2016)

6.64 This document has been adopted by the Council.  Although not representing 
planning policy or guidance, it sets out a vision and masterplan to guide the 
regeneration of Haverfordwest.  The stated vision is:

To encourage a regionally distinctive, sustainable and vibrant 
town centre with a mix of independent and national retailers, 
strong cultural, arts and creative influences, a safe and secure 
environment for families, with an eclectic mix of events, a 
buoyant night-time economy and an improving aesthetic 
appearance.

The current proposal is consistent with this vision and a number of specific 
aims and objectives including:

- Improved usage of the river frontage (under-utilised asset), 
enhanced and high quality retail and leisure facilities, and the 
establishment of a clear identity, are all necessary to ensure that 
the town can become a more vibrant hub at the gateway to 
Pembrokeshire.

- Regionally and nationally distinctive attractions to include an 
improved ‘wet weather’ offer and night time economy.

- Emphasis on safe, secure and family friendly with
- Re-establishing a sense of arrival to the town 
- Improving accessibility and linkages 
- Address challenge from out-of-town retail - limited visitor trips to 

Haverfordwest despite Pembrokeshire as a whole attracting 
significant visitor numbers

- The need to identify a wider range of town centre uses

6.65 Specific actions are identified including the focus on Flagship Projects, 
Development Opportunities and Public Realm Enhancement.  The re-
development of the application site is specifically identified as a “Flag ship” 
project and is described as:

The opportunity to reconfigure the northern end of the town centre, 
encouraging a range of use, including leisure uses, which will extend 
the length of time that the town centre is ‘open’”, to be a catalyst for the  
regeneration of the town with the potential to accommodate “new 
leisure uses, including a multi-screen cinema, and provide a high 
quality attraction for the town centre, encouraging increased footfall 



and usage over an extended time period, thus supporting the town’s 
evening and night-time economy. 

Re-development would provide an opportunity to enhance the ‘face’ of 
Haverfordwest to those travelling past on the A487. Currently visitors 
are greeted by a rear service elevation. Proposals for this site would 
create a new gateway to the town. They could also enhance riverside 
linkages through the orientation of uses which encourage activity and 
provide natural surveillance of the riverside footpath, whilst retaining 
significant levels of town centre car parking.
  
Increased leisure uses (including a hotel and cinema) if incorporated 
into the existing Town centre would drive an increase in visitor 
numbers to Haverfordwest and represents a significant regeneration 
opportunity.

The proposed development achieves these objectives.  

Conditions

6.66 A number of planning conditions, as detailed in paragraph 1.1, are necessary 
to ensure the development is acceptable in planning terms.  These conditions 
accord with the tests laid down in Circular 016/2014 (The Use of Planning 
Conditions for Development Management).  

Conclusion

6.67 Other than in respect of matters relating to flood risk and the historic 
environment, the proposal, subject to the recommended planning conditions, 
would accord with LDP and national planning policy and would be of 
significant social and economic benefit to the town, furthering a number of 
local and national planning policy objectives.    

6.68 The proposal would result in a limited degree of conflict with TAN 15 (and 
PPW) but the proposal, subject to the recommended planning conditions, 
would also accord with a number of other tests of TAN 15.  The benefits of the 
proposed development that have been identified are of greater weight, when 
considering overall planning merits than the minor increase in flood level, to 
properties already at risk of flooding, as a result of displacement. The 
proposal is not considered to result in “unacceptable harm to health and 
safety” and thus is in accordance with policy GN.1.   

6.69 The benefits of the development that are identified above and the delivery of a 
number of strategic objectives in both national planning policy and the LDP 
are of greater weight in this instance than the level of adverse impact on the 
historic environment that has been identified in this report.  The LDP 
objectives that are delivered by reason of this proposal include delivering 
positive social and economic impacts (policy SP 1); a positive contribution to 
contributing to Haverfordwest’s role as a hub town, county town and sub-
regional town centre (policies SP 4 and SP 14); the development’s 



contribution to the visitor economy at a sustainable location as well as 
contributing to the diversity and quality of attractions to the benefit of the local 
community (policy SP 5).   For this reason, the significant contribution to the 
delivery of these strategic objectives are of greater weight than the non-
compliance with detailed policy GN.38 (and GN.1) and thus the proposal is 
compliant with the totality of the LDP.   Furthermore, the proposal is similarly 
supported for these reasons when considering national planning policy and 
the duty of “special regard” prescribed in the Listed Buildings and 
Conservation Areas Act 1990 (as amended) in relation to the historic 
environment.  

Annex 

A.1 The Development Plan/Other Material Considerations

The Local Development Plan:

SP 1 Sustainable Development
SP 4 Promoting Retail Development
SP 5 Visitor Economy
SP 13 Settlement Boundaries
SP 14 Hub Towns
GN.1 General Development Policy
GN.2 Sustainable Design
GN.4 Resource Efficiency and Renewable and Low-Carbon 

Energy Proposals
GN.12 Town Centre Development
GN.16 Visitor Attractions and Leisure Facilities
GN.33 Community facilities
GN.37 Protection and Enhancement of Biodiversity
GN.38 Protection and Enhancement of the Historic 

Environment

Other material considerations/weight attached.

Planning Policy Wales (Edition 9)
Significant weight

Wales Spatial Plan
Significant weight

The main relevant TANs:

TAN 4 (Retail & Commercial Development)
Significant weight

TAN 5 (Nature Conservation & Planning)
Significant weight

TAN 12 (Design)



Significant weight

TAN 15 (Development and Flood Risk)
Significant weight

TAN 24 (The Historic Environment)
Significant weight

Parking Standards SPG
Significant weight 

Haverfordwest Conservation Area Character Appraisal and 
Management Plan
Significant weight

A.2 Consultation Responses

A.2.1 Head of Highways and Construction 

Highways

No objection. Recommend planning conditions

Drainage

No adverse comment

A.2.2 Natural Resources Wales

Significant concerns (flood risk) – should only approve if certain 
requirements are met.
Recommend lighting strategy and assessment of impacts on SAC 
(ecology)

A.2.3 Dwr Cymru Welsh Water

Recommend planning condition

A.2.4 Dyfed Archaeological Trust

Recommend planning condition

A.2.5 Welsh Government (Transport Division)

No objection

A.2.6 Cadw

No objection



A.2.7 Wales & West Utilities

Notification of apparatus

A.2.8 Head of Public Protection

No objection. Recommend planning conditions

A.2.9 Council Ecologist

No objection.  Clarification needed on some detailed matters.  
Recommend planning conditions.

A.2.10Council Rights of Way Officer

No adverse comments.  Substantially improved pedestrian access.

A.2.11Council Conservation Officer

Due to scale & height would not protect listed buildings or conservation 
area albeit that the regenerative impact at a central location do 
counteract some of the detrimental impact

A.2.12Council Landscape Officer

Detailed comments

A.2.13Representations

3 representations received objecting/expressing concern on the 
following grounds:

 Loss of parking
 No need for more cafes or cinema
 Town needs more parking not less
 Wilko only DIY in town
 Inappropriate design / effect on conservation area
 Noise

The Victorian Society 

 Objection: inappropriate response to context & harmful to  
conservation area 

Background Documents:



 Consultation responses from Head of Highways and 
Construction (Highways and Drainage), Natural 
Resources Wales, Dyfed Archaeological Trust, Dwr 
Cymru Welsh Water, Welsh Government (Trunk Roads), 
Cadw, Wales & West Utilities, Head of Public Protection, 
Council Ecologist,  Council Rights of Way Officer, Council 
Conservation Officer and Council Landscape Officer 

 Representations from local residents and The Victorian 
Society 


